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Plan, reviewed the public record, reviewed the recommendation of the Planning 
Commission, and approved Ordinance 2341(2020), adopting the proposed amendments 
to the City’s Comprehensive Plan; and  

 
WHEREAS, on December 1, 2020, the City Council held a study session to 

review the proposed amendments to the City’s development regulations implementing 
the Canyon Park Subarea Plan; and 

 
WHEREAS, on December 2, 2020, the Planning Commission, after required 

public notice, held a public hearing on the proposed amendments to the City’s 
development regulations implementing the Canyon Park Subarea Plan, reviewed the 
public record, and made a recommendation to the City Council; and 

 
WHEREAS, on December 7, 2020, the City, issued a Final Planned Action EIS in 

accordance with the State Environmental Policy Act (SEPA), Chapter 43.21C RCW; and 
 
WHEREAS, on December 15, 2020, the City Council, after required public notice, 

held a public hearing on the proposed amendments to the City’s development 
regulations implementing the Canyon Park Subarea Plan, reviewed the public record, 
and reviewed the recommendation of the Planning Commission; and  

 
WHEREAS, pursuant to RCW 36.70A.370, the City has utilized the process 

established by the Washington State Attorney General so as to assure the protection of 
private property rights; and  

 
WHEREAS, pursuant to RCW 36.70A.106, the City has provided the Washington 

State Department of Commerce with a 60-day notice of its intent to adopt the 
amendments to the City’s Comprehensive Plan.  

 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF BOTHELL, 

WASHINGTON, DOES ORDAIN AS FOLLOWS: 
 

Section 1. Amendment to BMC 11.02.002. Section 11.02.002 of the Bothell 
Municipal Code hereby amended to include a new definition as follows, with new text 
shown by underline and deleted text shown in strikethrough; all other provisions of this 
section shall remain unchanged and in full force, including those portions that are 
omitted in the text here as indicated by three asterisks (*   *   *): 
 
BMC 11.02.002  “A” 
 

* * * 
 
“Articulation” means the provision of emphasis to architectural elements such as 
windows, balconies and entries which create a complementary pattern or rhythm, 
dividing large buildings into smaller identifiable pieces. 
 
“Artisan manufacturing” means the production of goods by the use of hand tools or 
small-scale, light mechanical equipment occurring within a fully-enclosed building where 
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such production requires no outdoor operations or storage, and where the production, 
operations, and storage of materials related to production occupy no more than 5.000-
square-feet of net floor area. Typical uses have negligible negative impact on 
surrounding properties and include woodworking and cabinet shops, ceramic studios, 
jewelry manufacturing and similar types of arts and crafts, production of alcohol, or food 
processing.  
 
“Auditor” means the person in King or Snohomish County holding the office described in 
Chapter 36.22 RCW. 
 

* * * 
 

Section 2. Amendment to Chapter 12.04 BMC. Chapter 12.04 of the Bothell 
Municipal Code is hereby amended to include a new Section 12.04.135 to read as 
follows: 

12.04.135 Canyon Park subarea zoning classifications.   

The Canyon Park subarea regulations in Chapter 12.48 BMC comprise zoning 
classifications and regulations which are unique to the subarea, except where other 
regulations in this title are adopted by reference.   

Name of Canyon Park Subarea Districts  Symbol  

Office/Residential Mixed-Use - High  OR-H  

Office/Residential Mixed-Use - Medium  OR-M  

Office/Residential Mixed-Use - Low  OR -L  

Residential Mixed-Use - High  RMU-H  

Residential Mixed-Use - Medium  RMU-M  

Employment - Medium  E-M  

Employment -Low  E-L  

A. Office/Residential Mixed-Use - High (OR-H). This zone is intended for a high-
intensity, transit-oriented mix of office, residential, and retail or other commercial 
services in those areas closest to high capacity transit service. Professional office uses 
will be emphasized in those areas closest to the planned high capacity transit station. 
Buildings up to seven-stories are envisioned throughout the district.  

B. Office/Residential Mixed-Use - Medium (OR-M). This zone is intended for medium-
intensity (three to six stories) mix of office, residential, and retail or other commercial 
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services and function as a transition between the high-intensity transit-oriented 
development and nearby job opportunities.   

C. Office/Residential Mixed-Use - Low (OR-L). This zone is intended for lower-intensity 
(up to three stories) mix of office, residential, and retail or other commercial services 
further from transit and focused public investments and could include “missing middle” 
housing that makes use of North Creek as an amenity and connects residential areas.  

D. Residential Mixed-Use - High (RMU-H). This zone is intended for high-intensity 
residential uses (three to six-stories) within walking distance to high-capacity transit 
service. Office, retail, and other commercial services are also allowed in the zone.  

E. Residential Mixed-Use - Medium (RMU-M). This zone is intended for medium-
intensity residential uses (three to six-stories) and functions as a transition between the 
high-intensity transit-oriented development and nearby job opportunities. Office, retail, 
and other commercial services are also allowed in the zone.  

F. Employment - Medium (E-M). This zone is intended for medium-intensity (3-6 story) 
office/flex/manufacturing uses.   

G. Employment - Low (E-L). This zone is intended for low-intensity (1-2 story) 
office/flex/manufacturing uses.  

Section 3. Amendment to BMC 12.07.015. Section 12.07.015 of the Bothell 
Municipal Code hereby amended as follows, with new text shown by underline and 
deleted text shown in strikethrough; all other provisions of this section shall remain 
unchanged and in full force, including those portions that are omitted in the text here as 
indicated by three asterisks (*   *   *): 
 

* * * 

A. “Affordable housing” and “affordable unit” mean a dwelling unit(s) reserved for 
occupancy by eligible households and having monthly housing expenses to the 
occupant no greater than 30 percent of a given monthly household income, adjusted for 
household size, as follows: 

1. Moderate Income. 80 percent of the area median income. 

2. Mid-Moderate Income. 70 percent of the area median income. 

3 2. Low Income. 60 percent of area median income. 

4 3. Very Low Income. 50 percent of area median income. 

5 4. Extremely Low Income. 30 percent of the area median income. 

6 5. Pursuant to the authority of RCW 36.70A.540, the city finds that the higher income 
levels specified in the definition of affordable housing in this chapter, rather than those 
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Exhibit A 
 

Chapter 12.48 BMC 
Canyon Park Subarea Regulations 

 

Chapter 12.48 – CANYON PARK SUBAREA 
REGULATIONS 

 

 

Purpose & Applicability Sections: 
12.48.000 Purpose. 
12.48.010 Applicability. 
12.48.020 How the provisions of this chapter are applied. 
12.48.030 Departures. 
12.48.040 Relationship to other codes. 

Zoning Sections: 
12.48.100 Purpose. 
12.48.110 District map. 
12.48.120 Uses permitted in Canyon Park Subarea zones. 
12.48.130 Dimensional regulations for Canyon Park Subarea zones. 
12.48.140 Floor area ratio calculations. 
12.48.150 Bonus floor area ratio incentives.  
12.48.160 Maximum block perimeter. 
12.48.170 Air quality buffer. 
12.48.180 Mandatory affordable housing regulations. 
12.48.190 TDR. 

Street Design, Circulation & Parking Sections: 
12.48.200 Purpose. 
12.48.210 Provision of new streets. 
12.48.220 Streetscape classifications and regulations. 
12.48.230 Through-block connections. 
12.48.240 Trails. 
12.48.250 Off-street parking regulations. 

Block-Frontage Sections: 
12.48.300 Purpose. 
12.48.305 Block-frontage designation map. 
12.48.310 About the transparency regulations. 
12.48.320 Primary block-frontage regulations. 
12.48.330 Secondary block-frontage regulations. 
12.48.340 Gateway block frontage regulations. 
12.48.350 Undesignated (streets with no designated block frontage). 
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12.48.355 Woonerf and Landscaped Passageway frontage regulations. 
12.48.360 Urban Passage frontage regulations. 
12.48.370 Where properties front onto multiple streets. 
12.48.380 Where properties have multiple designations along one frontage. 
12.48.390 High-visibility street corners. 

Design Regulations – Site Planning Sections: 
12.48.400 Purpose. 
12.48.410 Side and rear-yard setbacks. 
12.48.420 Internal open space. 
12.48.430 Internal pedestrian access and design. 
12.48.440 Service areas and mechanical equipment. 

Design Regulations – Building Design Sections: 
12.48.500 Purpose. 
12.48.510 Building massing and articulation. 
12.48.520 Building details. 
12.48.530 Building materials. 
12.48.540 Blank wall treatment. 

Design Regulations – Sign Design Sections: 
12.48.600 Purpose. 
12.48.610 Base sign regulations. 
12.48.620 Supplemental Canyon Park sign regulations. 
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12.48.000 Purpose.  
The purpose of this chapter is to help implement the vision for Canyon Park as provided in the adopted 
Canyon Park Subarea Plan.  

12.48.010 Applicability.  

A. New construction. These Development Regulations, Chapter 12.48 of the Bothell Municipal 
Code, will be used to evaluate development projects or improvement plans proposed for properties 
within the Canyon Park Regional Growth Center boundaries, including the following Canyon Park 
subarea zoning classifications: 

1.  Office/Residential Mixed-Use - High (OR-H).  

2.  Office/Residential Mixed-Use - Medium (OR-M).  

3.  Office/Residential Mixed-Use - Low (OR-L).  

4.  Residential Mixed-Use - High (RMU-H).  

5.  Residential Mixed-Use - Medium (RMU-M).  

6.  Employment - Medium (E-M).  

7.  Employment - Low (E-L).  

Other zoning classifications that are within the Canyon Park Subarea, but not within the regional 
growth center designation, are subject to the applicable citywide regulations. 

B. Additions and improvements. Three different thresholds have been established to determine 
how the regulations herein are applied to such projects. 

1. Level I improvements include all exterior remodels, building additions, and/or site improvements 
that affect the exterior appearance of the building/site and/or cumulatively increase the gross 
floor area on a site less than 50-percent within three years of the date of permit issuance. The 
requirement for such improvements is only that the proposed improvements meet the 
regulations and do not lead to further nonconformance with the regulations. 

For example, if a property owner decides to replace a building façade’s siding, then the siding 
must meet the applicable exterior building material regulations, but elements such as building 
articulation would not be required. 

2. Level II improvements include all improvements that cumulatively increase the gross floor area 
on a site by 50-percent to 100-percent, within three years of the date of permit issuance. All 
regulations that do not involve repositioning the building or reconfiguring site development must 
apply to Level II improvements. 

For example, if a property owner of an existing business in the RMU-M zone wants to build an 
addition equaling 75-percent of the current building’s footprint, then the following elements 
must apply: 

a. The location and design of the addition/remodel must be consistent with the block frontage 
design regulations in BMC 12.48.400 sections of this chapter, which addresses building 
frontages, entries, parking lot location, and street setback landscaping. For such 
developments seeking additions to buildings where off-street parking location currently does 
not comply with applicable parking location regulations, building additions are allowed 
provided they do not increase any current nonconformity and generally bring the project 
closer into conformance with the regulations. 
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b. Comply with applicable through-block connection, trail, and off-street parking regulations (in 
BMC 12.48.200 sections of this chapter) that are associated with the addition. The through-
block connection and trail provisions would apply where such addition is located in the 
immediate area of such features shown in Figure 12.48.200. 

c. Comply with applicable block frontage regulations (in BMC 12.48.300 sections of this 
chapter) that are associated with the addition. The block frontage provisions would apply 
when such an addition is located adjacent to a particular designated block frontage shown in 
Figure 12.48.305. 

d. Comply with the site planning design regulations (in BMC 12.48.400 sections of this chapter) 
associated with proposed site and building improvements. 

e. Comply with the applicable building design regulations (in BMC 12.48.500-sections of this 
chapter), except architectural scale and materials provisions related to the existing portion of 
the building where no exterior changes are proposed.  

f. Comply with applicable off-street parking, landscaping, and signage provisions that relate to 
proposed improvements. 

3. Level III improvements include all improvements that cumulatively increase the gross floor area 
on a site by more than 100-percent within three years of the date of permit issuance. Such 
developments must conform to all applicable regulations, except in a case where there are 
multiple buildings on one site, and only one building is being enlarged.  In that scenario, 
improvements to the additional buildings are not required, but conformance with all other 
regulations apply.  

C. Transition period for proposed but non-vested projects within the Canyon Park 
Subarea. Project proponents within the Canyon Park Subarea whose projects have not vested to 
the regulations in effect prior to January 1, 2021, which is the effective date of both Ordinance 2340 
(2020), establishing the Canyon Park Subarea Plan, and Ordinance 2341 (2020), adopting 
development regulations to implement the Canyon Park Subarea Plan, may apply for Type I, II and III 
actions under such prior regulations provided all of the following criteria are met:  

1.  Prior to adoption of Ordinance 2340 (2020), a formal pre-application meeting has been 
conducted with city staff and all fees for the pre-application meeting have been paid. 

2.  The proposed project is a Qualifying Land Use as defined by the Planned Action Ordinance, 
Ordinance 2342 (2020), for the Canyon Park Subarea.  

3.  A complete application for such actions is submitted to and accepted by the city by 4:30 p.m. on 
September 30, 2021. A Canyon Park Subarea project application which is submitted and 
accepted by 4:30 p.m. on September 30, 2021, but determined by the community development 
director not to be complete shall not qualify for review under the prior regulations.  

This subsection and the regulations established herein shall expire contemporaneously with the end 
of the transition period. 

12.48.020 How the provisions of this chapter are applied. 
Most sections within this chapter herein include the following elements: 

A. Purpose statements, which are overarching objectives. 

B. Requirements use words such as “must” and “is/are required,” signifying required actions. 

C. Guidelines use words such as “should” or “is/are recommended,” signifying desired, but voluntary, 
measures. 
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D. Departures are provided for specific regulations. They allow alternative designs provided the 
Director determines the design meets the purpose of the requirements and guidelines and other 
applicable criteria. See BMC 12.48.030 below for related procedures associated with departures. 

E. This chapter contains some specific regulations that are easily quantifiable, while others provide a 
level of discretion in how they are complied with. In the latter case, the applicant must demonstrate 
to the Director, in writing, how the project meets the purpose of the standard or regulations. 

12.48.030 Departures.  

A. Overview and purpose. This chapter provides for a number of specific departure opportunities to 
development regulations. The purpose is to provide applicants with the option of proposing 
alternative design treatments provided such departures meet the “purpose” of the particular 
regulation and any additional departure criteria established for the particular departure opportunity. 

B. Applicability. Departure opportunities are available only where noted for specific regulations.  

C. Procedures. Permit applications that include departure requests go through the standard review 
procedures in this chapter depending on the application type. 

D. Approval criteria. Project applicants must successfully demonstrate to the decision-maker how the 
proposed departure meets the purpose(s) of the regulation and other applicable departure criteria 
that applies to the specific regulation. 

E. Documentation. The decision-maker must document the reasons for approving all departures (to be 
maintained with project application records) for the purpose of providing consistency in decision-
making by the city. 

12.48.040 Relationship to other codes. 
Where provisions of this chapter conflict with provisions in any other section of the Bothell Municipal 
Code (BMC), this chapter prevails unless otherwise noted.   

12.48.100 Purpose.  
The purpose of the BMC 12.48.100 zoning sections is to: 

A. Implement the Canyon Park Subarea Plan goals and policies through land-use regulations. 

B. Provide an efficient and compatible relationship of land uses and zones. 
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12.48.110 Districts map. 
 

Figure 12.48.110 

Canyon Park Zoning Map. 
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When uncertainty exists as to the boundaries of any zoning district, the Community Development 
Director must make a determination as to the location of the boundary in question via application of 
BMC 12.04.140. 

12.48.120 Uses permitted in Canyon Park Subarea zones.  
Table 12.48.120 below provides the list of permitted uses in Canyon Park Subarea zones.  See BMC 
12.06.020 for clarification of table elements.  

 

Table 12.48.120 
Uses permitted in Canyon Park Subarea zones.  

Table legend: 
P = Permitted use 
C = Conditional use 
No letter = Use not permitted 

Use Categories R
M

U
-H

 

R
M

U
-M

 

O
R

-H
 

O
R

-M
 

O
R

-L
 

E
-M

 

E
-L

 

Additional Provisions 

NON-RESIDENTIAL 
Automotive, marine, and heavy 
equipment services 

     P P  

Business or personal services 
use 

P P P P P P P  

Eating and drinking 
establishments 

P P P P P P P All permissions exclude drive-
through order restaurants 

Education services PX P P P P PX P Applicable uses occupying 10 
acres or more in land area, are 
subject to conditional use 
approval in all zones. 
X Use is prohibited in the Air 

Quality Buffer as delineated in 
BMC 12.48.170  

Essential public facilities C C C C C C C Essential public facilities are 
subject to the development 
conditions in BMC 12.06.080.B. 

Government services, general P P P P P P P  

Health and social services, 
except as listed below: 

PX P P P P   X Use is prohibited in the Air 
Quality Buffer as delineated in 
BMC 12.48.170  

Day care centers PX P P P P PX P Day care uses include child and 
adult day care and are subject 
to all state licensing 
requirements. 
X Use is prohibited in the Air 

Quality Buffer as delineated in 
BMC 12.48.170 

Hospital CX C C C C   X Use is prohibited in the Air 
Quality Buffer as delineated in 
BMC 12.48.170 

Hotels and motels P P P P P P P  
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Table 12.48.120 
Uses permitted in Canyon Park Subarea zones.  

Table legend: 

P = Permitted use 
C = Conditional use 
No letter = Use not permitted 

Use Categories R
M

U
-H

 

R
M

U
-M

 

O
R

-H
 

O
R

-M
 

O
R

-L
 

E
-M

 

E
-L

 

Additional Provisions 
Manufacturing, except as listed 
below: 

  PX PX PX P P X Operations must be 
conducted entirely indoors, 
except outdoor storage is 
conditionally permitted 

Distribution, storage and 
warehousing 

     P P  

Artisan manufacturing P P P P P P P  

Recreation, culture and 
entertainment, except as listed 
below: 

PX P P P P   Operations must be conducted 
entirely indoors 
X Use is prohibited in the Air 

Quality Buffer as delineated in 
BMC 12.48.170 

Sports fields and courts PX P P P P P P X Use is prohibited in the Air 
Quality Buffer as delineated in 
BMC 12.48.170 

Parks PX P P P P P P X Use is prohibited in the Air 
Quality Buffer as delineated in 
BMC 12.48.170 

Swimming pools PX P P P P P P X Use is prohibited in the Air 
Quality Buffer as delineated in 
BMC 12.48.170 

Retail uses, as listed below and 
based on gross floor area 
(GFA)/individual use: 

       Excludes retail uses with 
exterior sales and/or storage 
areas greater than 15,000sf 
GFA or occupying a greater 
area than the use’s building. 

<2,500sf GFA P P P1 P1 P1 P1 P1 1 Retail is permitted as a 
secondary on-site use 
(contains less GFA than 
primary permitted use) 

2,500-12,000sf GFA P P P P1 P1   1 Retail is permitted as a 
secondary on-site use 
(contains less GFA than 
primary permitted use) 

12,001-50,000sf GFA P P       

>50,000sf GFA P P       

Temporary uses See 12.06.160 for allowances/regulations for  
temporary uses in the GC zone. 

Transportation See 12.06.160 for allowances/regulations for  
transportation uses in the GC zone. 

Utilities See 12.06.160 for allowances/regulations for  
utility uses in the GC zone. 
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Table 12.48.120 
Uses permitted in Canyon Park Subarea zones.  

Table legend: 

P = Permitted use 
C = Conditional use 
No letter = Use not permitted 

Use Categories R
M

U
-H

 

R
M

U
-M

 

O
R

-H
 

O
R

-M
 

O
R

-L
 

E
-M

 

E
-L

 

Additional Provisions 

RESIDENTIAL 
Note: Residential uses are not allowed on the ground floor facing a designated Primary block frontages (see BMC 12.48.320.B). 
Exception: Lobbies for permitted multifamily uses provided the units meet the regulations in BMC 12.48.320.B). 

Adult family homes PX P P P P   Use is subject to obtaining a 
state license in accordance with 
Chapter 70.128 RCW 
X Use is prohibited in the Air 

Quality Buffer as delineated in 
BMC 12.48.170 

Dwelling units, accessory PX P P P P   BMC 12.14.135 
X Use is prohibited in the Air 

Quality Buffer as delineated in 
BMC 12.48.170 

Dwelling units, multifamily PX P P P P   X Use is prohibited in the Air 
Quality Buffer as delineated in 
BMC 12.48.170 

Family day care PX P P P P   Use is subject to: 
• Obtaining a state license in 

accordance with Chapter 
74.15 RCW 

• Certification by the office of 
child care policy licensor 
that a safe passenger loading 
area, if necessary, is 
provided 

X Use is prohibited in the Air 
Quality Buffer as delineated in 
BMC 12.48.170 

Home occupations PX P P P P   BMC 12.06.140.B.8 
X Use is prohibited in the Air 

Quality Buffer as delineated in 
BMC 12.48.170 

Nursing homes CX C C C C   Chapter 12.10, BMC 
X Use is prohibited in the Air 

Quality Buffer as delineated in 
BMC 12.48.170 

Residential care facilities PX P P P P   BMC 12.06.140.B.12 
X Use is prohibited in the Air 

Quality Buffer as delineated in 
BMC 12.48.170 

Specialized senior housing CX C C C C   Chapter 12.10, BMC 
X Use is prohibited in the Air 

Quality Buffer as delineated in 
BMC 12.48.170 

Uses accessory to principal 
uses 

PX P P P P   X Use is prohibited in the Air 
Quality Buffer as delineated in 
BMC 12.48.170 
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12.48.130 Dimensional regulations for Canyon Park Subarea zones. 

A. Purpose. To promote forms of development that reinforce and/or enhance the desired character 
of the Canyon Park Subarea zones. 

B. Dimensional regulations table. The table below addresses the form and intensity of 
development specific to individual Canyon Park Subarea zones. The zone is located on the vertical 
columns and the form/intensity measure being addressed is located on the horizontal rows. 
 

 

Table 12.48.130 
Dimensional regulations for Canyon Park Subarea zones.  

Measure R
M

U
-H

 

R
M

U
-M

 

O
R

-H
 

O
R

-M
 

O
R

-L
 

E
-M

 

E
-L

 

Additional Provisions 

DEVELOPMENT INTENSITY & HEIGHT 
Minimum floor area ratio 
(FAR) 

0.60 0.50 0.60 0.50 0.40 0.50 0.40 BMC 12.48.140 

Maximum base FAR 2.5 2.0 2.5 2.0 0.6 2.0 1.0 BMC 12.48.140 

Maximum FAR with incentives There is no set maximum FAR for each zone other than those parameters set forth for the incentive 
provisions in BMC 12.48.150. 

Maximum building height (feet) 85x 85x 85x 85x 55 100 100 BMC 12.14.110-120 
X 85’ and no more than 7-

stories 

Maximum building coverage 
(%) 

There is no maximum percentage standard for building coverage and hard surface coverage. 
However, the building and hard surface coverage will be limited by setbacks, required landscaping 
and open space, compliance with stormwater management provisions (see City of Bothell Storm 
Water Design Manual), critical areas provisions (see Chapter 14.04, BMC), and market conditions, 
and compliance with other zoning and site design regulations in this chapter. 

Maximum hard surface 
coverage (%)v 

BLOCK AND LOT DIMENSIONS 
Maximum block size 
(perimeter measured in feet) 

1,800 1,800 1,800 1,800 1,800 2,000 2,400 BMC 12.48.160 

Minimum lot area, width & 
depth 

There is no minimum lot area, width or depth regulations. However, lot dimensions will be 
influenced by minimum floor area ratio, permitted uses, market conditions, and other development 
regulations herein. 

SETBACKS (minimum) 
See BMC 12.14.050-100 for general measurement methods, modifications, and projections allowed 

Front yard setback  See BMC 12.48.400 sections (Design regulations – Block frontages) for applicable regulations 

Side and rear yard setback See BMC 12.64.510 for applicable side and rear yard setbacks 

Lane setback See BMC 12.48.400 sections (Design regulations – Block frontages) for applicable regulations 
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12.48.140 Floor area ratio calculations. 

A. Floor area ratio (FAR) is defined as the floor area of all buildings on a lot divided by the area of that 
lot. Exception: The following site and floor areas are excluded from floor area ratio calculations: 

1. Critical areas and required buffer areas. 

2. Wetland mitigation areas. 

3. Stormwater ponds. 

4. Above grade structured parking facilities. 
 

Figure 12.48.140 

Floor area ratio explained  

 
 

B.  Minimum FAR applicability. 

1. Non-conforming structures in existence as of the effective date of this regulation that propose 
an increase in area are exempt from complying with the minimum FAR requirement of this 
section.  

2. New structures proposed on parcels with existing structures are exempt from complying with 
the minimum FAR requirement of this section provided all of the following conditions are met:  

a.  The total FAR existing on the parcel is increased by the new structure. 

b. The new structure is not part of a redevelopment project for the entire parcel.  

3.  Essential public facilities, as defined by state and local regulations, that have demonstrated the 
facility cannot comply with the minimum floor area ratio requirements of this chapter shall 
dedicate credits (in units to be determined), in accordance with the requirements of BMC 
12.48.190, in an amount equal to the difference between the proposed floor area and the 
minimum floor area required by this chapter. 
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12.48.150 Affordable housing 

A. Applicability. All developments creating new dwelling units or commercial space within the RMU-H, 
RMU-M, OR-H, and OR-M zones shall provide for affordable housing.  

B.  The provisions of Chapter 12.07 BMC apply to the affordable housing and linkage fees required by 
this section, except as expressly provided within this section.  

C.  Minimum requirements. 

1.  At least ten-percent of the number of new dwelling units created within a development shall be 
affordable at the following levels as defined in BMC 12.07.015(A):  

a.  Owner-occupied housing shall be affordable to moderate-income households. 

b.  Renter-occupied housing shall be affordable to mid-moderate-income households.  

2.  All developments creating rentable, climate-controlled, non-residential floor area shall pay the 
city a commercial development-affordable housing linkage fee as established by the city council. 

12.48.160 Maximum block perimeter. 

A. Purpose. To enhance pedestrian and vehicular circulation within the subarea. 

B. Dimensions. Blocks must be designed to provide publicly accessible pedestrian and/or vehicular 
connections at intervals no greater than indicated in Table 12.48.130 by zoning district. 

C. Exceptions. 

1. Developments that complete required through-block connections (delineated in Figure BMC 
12.48.200) on the subject property are exempt from these regulations. 

2. Where topography, right-of-way, uses that require large site/building footprints, existing 
construction or physical conditions, or other geographic conditions prevent compliance or 
impose an unusual hardship on the applicant, the Director may relax the regulations provided 
the proposed design maximizes pedestrian and vehicular connectivity on the site given the 
constraints. 

12.48.170 Air quality buffer. 
The Canyon Park Subarea Plan calls for a 500-foot buffer from the centerline of each directional 
roadway of Interstate 405 to prevent residential and other sensitive uses (e.g., schools, daycares) within 
close proximity to very heavy traffic volumes (where air pollution and health impacts are typically 
highest).  

12.48.180 Transfer of development rights. Reserved. 

12.48.190 Bonus floor area ratio incentives. Reserved. 
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12.48.200 Purpose.  
The purpose of the BMC 12.48.200 street design, circulation, and parking sections is to: 

A. Expand and enhance Canyon Park’s circulation network and streetscape design that support the 
envisioned pedestrian-friendly mixed-use development within the subarea. 

B. To emphasize a “complete streets” approach to street improvements within Canyon Park. This 
involves designing and operating streets to enable safe and convenient access and travel for all users 
including pedestrians, bicyclists, transit riders, and people of all ages and abilities, as well as freight 
and motor vehicle drivers, and to foster a sense of place in the public realm with attractive design 
amenities. 

C.  Clarify the nature, extent, and location of required street improvements.   
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Figure 12.48.200 

Canyon Park Subarea street network, streetscape classifications, and  
planned through-block connections.  
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12.48.210 Provision of new streets. 
New street regulations are established to enhance Canyon Park’s circulation network and support the 
envisioned development within the subarea. Required new streets shall be built by developers as 
development occurs. New streets are required: 

A. To complete new streets identified in Figure BMC 12.48.200. Specific alignments for new or 
extended street connections will be developed during the development review process for 
applicable sites. 

B. To help comply with maximum block requirements in BMC 12.48.160.  

12.48.220 Streetscape classifications and regulations.  
Figure 12.48.200 above illustrates the configuration of three planned streetscape classifications for 
planned new, extended, and improved streets in the subarea. Subsections C-E below provide the 
regulations for each streetscape type.  

A. Required adjustments. Adjustments to the streetscape regulations may be required to by the city 
to conform to transportation chapter of the Canyon Park Subarea Plan. 

B. Design departures. Adjustments to the streetscape classification regulations in subsections C-E 
below and the street cross sections specified for streets internal to the Canyon Park Business 
Center in the Canyon Park Subarea Plan may be approved by the city as a departure, pursuant to 
BMC 12.48.030, provided the design meets the goals and policies of the Canyon Park Subarea Plan. 

C.  Primary Streetscapes. Primary Streetscapes are intended to function as the subarea’s primary 
neighborhood center streets. Figure 12.48.220.C below illustrates optional streetscape cross-
sections. 
 

Figure 12.48.220.C 
Cross-section options for Primary Streetscapes. 

Angled Parking Option 
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Figure 12.48.220.C 
Cross-section options for Primary Streetscapes. 

Parallel Parking Option 

 
NOTE: Adjustments to the streetscape regulations may be required by the city to conform to transportation chapter of the 
Canyon Park Subarea Plan. 

 

D. Highway/Arterial Streetscapes. This includes Bothell/Everett Highway (SR 527), Maltby Road 
(SR 524), and 228th Street SE. While these are very busy streets with considerable vehicular traffic, 
they are the front doorsteps of the neighborhood and will accommodate an increasing number of 
pedestrians as envisioned redevelopment activity occurs.  

Figure 12.48.220.D illustrate the cross-section regulations for Highway/Arterial Streets, unless 
otherwise directed by an adopted streetscape plan. 
 

Figure 12.48.220.D 

Minimum required sidewalk and planting strip on Highway/Arterial Streets. 

 
NOTE: Adjustments to the streetscape regulations may be required by the city to conform to transportation 
chapter of the Canyon Park Subarea Plan. 

 



Page 24 of 91 
 

E. Other Streetscapes. This includes all other streets within the subarea’s mixed-use zoning 
districts. These streets are intended to function as pedestrian-friendly streets serving a mixture of 
office, residential, and commercial retail uses.  

Figures 12.48.220.E.1-2 illustrate the standard cross-section regulations for Other Streetscapes. 
Variations to these cross-sections may be required by the city to conform to transportation chapter 
of the Canyon Park Subarea Plan. 
 

Figure 12.48.220.E.1 

Cross-section of streetscape regulations for Other Streetscapes  
when featuring a Primary/storefront block-frontage design. 

 

*Where a planting strip is used (instead of trees in grates), the planting strip must be at least 5’ wide. 

NOTE: Adjustments to the streetscape regulations may be required to by the city to conform to transportation 
chapter of the Canyon Park Subarea Plan. 

 

Figure 12.48.220.E.2 

Streetscape cross-section for Other Streetscapes when featuring a stoop or landscaped 
setback. 

 
*  Sidewalks must be at least 8’ wide in the following zones: OR-H, OR-M, RMU-H, and E-M. In all other zones, 

sidewalks must be at least 6’ wide. 

NOTE: Adjustments to the streetscape regulations may be required by the city to conform to transportation 
chapter of the Canyon Park Subarea Plan. 
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12.48.230 Through-block connections.  
Figure 12.48.200 above illustrates the configuration of several “through-block connections” intended to 
primarily enhance pedestrian circulation in the area, while also providing an option for vehicular access 
to on-site parking, functioning as a design amenity to new development, and breaking of up the massing 
of buildings on long blocks. Specific regulations: 

A. Required connections and public access easement. If an applicant owns a lot containing a 
proposed through-block connection within it or along the edge of the property, the applicant must 
provide such through-block connections in conjunction with their project development as a public 
access easement. Exception:  

For uses that require large building footprints, restricted security access, or other unique 
requirements for restricting access, the Director may approve alternatives to designated through-
block connections provided the proposed design maximizes pedestrian and vehicular connectivity on 
and/or around the site and the designs maximize opportunities for connectivity and contribution to 
a network.  

B. Alignment. Specific alignments for the through-block connections will be developed during the 
development review process for applicable sites.  

C. Accessibility. Through-block connections must be accessible to the public at all times and may 
take a variety of forms, depending on the block size and use mix, as specified in subsection D, 
Through-block connections, below. 

D. Design departures. Adjustments to the through-block connection regulations in subsection F 
below may be approved by the city as a departure, pursuant to BMC 12.48.030, provided the design: 

1. Creates a safe and welcoming pedestrian-route. 

2. Provides an effective transition between the shared lane or path and adjacent uses (e.g., 
enhances privacy to any adjacent ground-level residential units). 

3. Functions as a design amenity to the development. 

E. Cantilever design. Buildings may project or cantilever into minimum required easement areas on 
building levels above the connection provided a 13-foot, six-inch vertical clearance is maintained and 
all other regulations are met. 

F.  Through-block connection types. Unless otherwise noted below and elsewhere in this chapter, 
required through-block connections may take any of the following forms set forth in subsections 
F.1-4 below. A combination of designs set forth above may be used for each connection. 

1. Alley design.  

a. Applicability: The traditional alley design option is permitted on blocks featuring storefronts 
along at least 50-percent of the block’s perimeter frontage.  

b. 20-foot minimum public access easement. 

c. 20-foot wide two-way travel lane featuring asphalt, concrete, unit paving, or other similar 
decorative and durable surface material.  
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Figure 12.48.230.F.1 

Cross-section of minimum regulations for an Alley. 

 
 

2. Woonerf design.  

a. Applicability: The “woonerf” – or shared lane may apply to any through-block connection 
within the subarea.  

b. 40-foot minimum public access easement. 

c. 20-foot wide two-way shared travel lane featuring concrete, unit paving, or other similar 
decorative and durable surface material. Asphalt is prohibited. 

d. Ten-foot minimum landscaping strips with Type III Landscaping per BMC 12.18.040 on each 
side of the shared-lane. Curbs and/or raised planter walls may be included in the required 
landscaping area. 

e. Where such through-block connection is integrated along the edge of a development, a 
minimum easement of 20-feet is required for the shared travel lane.  

f. Woonerf design connections are subject to block frontage regulations in BMC 12.48.355. 

Figure 12.48.230.F.2 illustrates the cross-section for minimum regulations for the Woonerf 
design.    
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Figure 12.48.230.F.2 

Cross-section of minimum regulations for a Woonerf design through-block connection. 

 
 

Figure 12.48.230.F.2.a illustrates regulations for scenarios where a through-block connection is 
located on the edge of a site, where its development likely will be phased in as the adjacent 
properties redevelop.   
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Figure 12.48.230.F.2.a 

Cross-section of minimum regulations for a woonerf design through-block connection when 
developed along the edge of development site. 

 
The top image illustrates a scenario where a new development includes a required access-corridor on the edge 
of the development site abutting an existing development. In this scenario, a minimum 20-foot easement must be 
required and include a shared lane. The shared-lane must be designed to allow a future connection to the 
adjacent site.   

The bottom image illustrates a second phase where the adjacent property is redeveloped.  An additional 20-foot 
easement will be required plus a connection must be added (where necessary to provide access for on-site 
parking), but the remaining area must be landscaped with Type III Landscaping (see BMC 12.18.040).  
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3. Landscaped passageway design.  

a. Applicability: Optional design when vehicular access to the site is provided elsewhere on the 
site.  

b. 30-foot minimum public access easement. 

c. Eight to 16-foot walking path. Eight to ten-foot paths are appropriate in a residential context, 
whereas the wider path is more desirable where active ground level uses with outdoor 
seating/dining areas.  

d. Seven to 11-foot minimum landscaping strips (with Type III Landscaping per BMC 12.18.040) 
on each side of the walking path. Raised planter walls may be included in the required 
landscaping area. 

e. Where such through-block connection is integrated along the edge of a development, a 
minimum easement of 15-feet is required for the subject walking path and landscaping. 
Adjustments to the walking path and landscaping widths and configurations are allowed 
provided the design effectively balances the following objectives: 

(1) Create a safe and welcoming pedestrian-route. 

(2) Provides an effective transition between the walking path and adjacent uses (e.g., 
enhances privacy to any adjacent ground-level residential units). 

(3) Functions as a design amenity to the development. 

f. Landscaped passageway design connections are subject to block frontage regulations in BMC 
12.48.355. 

 

Figure 12.48.230.F.3 

Cross-section of minimum regulations and examples of a Pedestrian Access Corridor. 
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Figure 12.48.230.F.3 

Cross-section of minimum regulations and examples of a Pedestrian Access Corridor. 

   
 

4. Urban passage design.  

a. Applicability: Optional design when vehicular access to the site is provided elsewhere on the 
site and active ground level uses are provided along frontages. 

b. Sixteen-foot minimum public access easement. 

c. Urban passage design connections are subject to block frontage regulations in BMC 
12.48.360. 

 

Figure 12.48.230.F.4 

Urban passage examples. 
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12.48.240 Trails.  
Figure 12.48.200 above illustrates the configuration of existing and planned trails to implement the 
Canyon Park Subarea Plan. Specific regulations: 

A. Required connections and public access easement. If an applicant owns a lot containing a 
proposed trail within it or along the edge of the property, the applicant must provide such trail in 
conjunction with their project development as a public access easement. 

B. Alignment. Specific alignments for the trail will be developed during the development review 
process for applicable sites.  

C. Accessibility. Trails must be accessible to the public at all times. 

D. Design. Trails must be designed appropriate to the physical context of the site and development to 
accommodate anticipated use. The following documents provide guidance and/or standards to the 
design trails in Canyon Park: 

1. Bothell Design and Construction Standards. 

2. Parks, Recreation and Open Space (PROS) Plan. 

3. Canyon Park Subarea Plan. 
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12.48.250 Off-street parking regulations.  
The provisions herein supplement the off-street parking provisions in Chapter 12.16, BMC. Where 
there is a conflict, the provisions herein apply. 

A.  Off-street parking regulations are set forth in Table 12.48.250 below.  
 

Table 12.48.250 

Off-street parking regulations for commercial uses  
(minimum number of parking spaces required). 

 

Use Categories R
M

U
-H

 

R
M

U
-M

 

O
R

-H
 

O
R

-M
 

O
R

-L
 

E
-M

 

E
-L

 

NON-RESIDENTIAL (spaces per square feet of gross floor area, unless otherwise noted) 
Automotive, marine, and heavy 
equipment services 

1/500sf 1/500sf 1/500sf 1/500sf 1/400sf 1/500sf 1/400sf 

Artisan manufacturing 

Business or personal services 
use 

Eating and drinking 
establishments 

Education services 

Government services, general 

Health and social services 

Recreation, culture and 
entertainment, indoor 

Retail uses 

Hotels and motels 1/unit or suite 

Manufacturing, except artisan 
manufacturing 

NA NA 0.9/1,000sf 0.9/1,000sf 0.9/1,000sf 0.9/1,000sf 0.9/1,000sf 

Uses not otherwise 
categorized 

As determined by community development director 

RESIDENTIAL (spaces per dwelling unit) 
Studio + 1-bedroom* 0.75 1.0 0.75 1.0 1.0 NA NA 

2-bedroom* 1.15 1.4 1.15 1.4 1.4 NA NA 

3-bedroom or more* 1.5 1.7 1.5 1.7 1.7 NA NA 

 

Note, some developments within a ¼ mile of frequent transit may be eligible for a parking minimum 
exception per HB 1923, modified by HB 2343, allowing a minimum of .75 stalls per unit. 

B.  Some developments within one-quarter mile of frequent transit may be eligible for a parking 
minimum exception or reduction per House Bill-1923, modified by House Bill-2343.  
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12.48.300  Purpose. 

The purpose of the BMC 12.48.300 block frontage design regulation sections is to: 

A. To achieve the envisioned character of Canyon Park Subarea as set forth in the goals and policies of 
the Canyon Park Subarea Plan. 

B. To enhance pedestrian environments by emphasizing activated ground-level block-frontage designs 
for commercial, mixed-use, and multifamily developments. 

C. To minimize potential negative impacts of off-street parking facilities on the streetscape in strategic 
areas. 

D. To promote good visibility between buildings and the street for security for pedestrians and to 
create a more welcoming and interesting streetscape. 
 

Table 12.48.300 

Summary of key block-frontage types. 

 Permitted Frontage Details 

P
ri

m
ar

y 

 

• No new ground-level parking adjacent to the 
street. 

• Special transparency, weather protection, and 
entry requirements. 

• Minimum commercial space height and depth. 
• No ground floor residential uses except for 

live/work units on select Storefront designated 
blocks where the storefront space meets height 
and depth regulations. 

Se
co

nd
ar

y 

 OR  
Storefront or Landscape Frontages allowed 

• Ground-level parking must not be visible from 
the street. 

• Landscaping to soften façades of non-
storefronts and buffer parking areas. 

• Minimum façade transparency requirements per 
use and setback. 

G
at

ew
ay

 

 OR  
Storefront or Landscape Frontages allowed 

• Emphasizes “Secondary” block frontage 
regulations for buildings at intersections, but 
emphasizes the “Undesignated” block frontage 
regulations between intersections to allow 
greater flexibility. 

U
nd

es
ig

na
te

d 

 OR  
Storefronts are optional in mixed-use zones, 

otherwise frontages with landscaped  
setbacks are emphasized 

• Flexible parking lot location regulations. 
• Landscaping to soften façades of non-

storefronts and buffer parking areas. 
• Minimum façade transparency requirements per 

use and setback. 

 



Page 34 of 91 
 

12.48.305  Block-frontage designation map.  

A. Application of map and block frontage regulations. New development fronting on all streets in the 
Canyon Park Subarea are subject to applicable regulations in these BMC 12.48.300 sections based 
on the block frontage designation of the street.  

B. Clarifying the differences between the block frontage designation map and the streetscape 
designation map in Figure 12.48.200. Block-frontage designations and regulations apply to 
development frontages, which includes the building and associated site development that occurs 
within the property boundary. The streetscape designations and regulations set forth in BMC 
12.48.220 regulate the design of sidewalks and planting strips along streets.  

C. Sites with proposed new primary or secondary block-frontage designations: New development must 
integrate no less than 75-percent of the length of applicable primary and/or secondary block-
frontages illustrated in Figure 12.48.305. The alignment of primary and secondary block frontages 
may be adjusted during the development review process provided the configuration meets the goals 
and policies of the Canyon Park Subarea Plan. For example, if a site includes approximately 100-
lineal feet of a primary designated block-frontage and 200-lineal feet of secondary block-frontage, 
the new development must integrate at least 75-lineal feet of primary block-frontage compliant 
development and at least 150-lineal feet of secondary block-frontage compliant development. 
Developments may exceed the amount primary and secondary block-frontages illustrated in Figure 
12.48.305. 
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Figure 12.48.305 

Canyon Park block-frontage designations map. 

 
   


